


PROPERTY SPECIFIC REQUEST 

BONSALL 

BO3-A 

Aerial 
 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from SR10 to 
SR2 

Requested by:  Jay Kawano and Dan Nibam
Community Recommendation 

1 
SR4 

Opposition Expected Yes
Spot Designation/Zone 

2 
No 

EIR Recirculation Needed Yes 
Change to GPU Objectives Needed Yes 
Level of Change Major 
Notes: 
1 –- D. Niebaum letter dated February 17, 2011 (attached) 
2 –- Opposition is expected from Guajome Area for Responsible 

Development (GuARD).  See attached letter. 
 
Property Description 
Property Owner
EWM Investments LLC 

:  

Size
294 acres  

: 

6 parcels 
Location/Description
Strawberry Hill -- Intersection of Gopher Canyon 
Road and East Vista Way;  

: 

Inside County Water Authority boundary; 
Within City of Vista Sphere of Influence 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4 ac 

1 du/4,8,20 ac 
PC / Staff Recommendation SR10 
Referral SR2 
Hybrid  SR4 
Draft Land Use SR10 Environmentally Superior 
 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed — A70, 4-acre minimum lot size 

Discussion 
B03-A is generally surrounded by subdivided lands and is located near 
the Vista city limits and major public roads. The key constraints 
associated with this area are steep slopes, critical biological resource 
areas, prime agricultural soils, and farmlands of state and local 
importance.  The Community Planning Group is concerned that this land 
should be preserved for agricultural use and is supporting a SR4 
designation with an agricultural easement.  During the General Plan 
Update Planning Commission hearings, staff recommended a SR4 
designation to support the continued viability of the agricultural lands; 
however, the Planning Commission lowered the density to SR10.  An 
SR2 density would cause impacts to the viability of the agricultural lands. 
Continued on next page. 
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SR2 
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PROPERTY SPECIFIC REQUEST 

BONSALL 

BO3-A (cont.)  

Steep Slope (Greater than 25%)   Habitat Evaluation Model 

Agricultural Lands   Fire Hazard Severity Zones 
  

 

Discussion (cont.) 
While a SR2 designation is considered too high a density to 
support project objectives for agriculture, a SR4 density would 
support project objectives.  Since the SR4 density supports 
project objectives and was already evaluated under the 
Hybrid Map alternative, this density would not require 
recirculation of the EIR.  Therefore, the SR4 designation 
could be accomplished with only a Minor level of change.  

Existing General Plan   
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PROPERTY SPECIFIC REQUEST 

BONSALL 

BO9 [2004 Referral #4] 

Aerial 
  

 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from SR10 to 
SR4 

Requested by: Gary Piro & Mark Thompson 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed No 
Change to GPU Objectives Needed  No 
Level of Change Minor 
Note: 
1 – Based on staff’s experience  
 

 

Property Description 
Property Owner
Donald and Debra Dabbs 

:  

Size
38.4 acres 

: 

1 parcel 
Location/Description
Intersection of Valle Del Sol and Via De Los 
Cepillos 

: 

Inside County Water Authority boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 

Existing General Plan 1 du/2,4,8 ac  
PC / Staff Recommendation SR10 
Referral SR4 
Hybrid  SR10 Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
This property was a 2004 Residential Property Referral where the property 
owner requested a SR4 designation and the Board of Supervisors directed 
staff to apply that designation to the Referral Map.  The property is now 
under different ownership and the current property owner is also requesting 
a SR4 designation.  This request will increase subdivision potential from 
three to nine lots.  To avoid a spot designation, the designation of an 
additional 55 acres to the north would also need to be changed; however, 
this is consistent with the Referral Map.  Therefore, recirculation of the EIR 
is not anticipated to be necessary. (Adjacent to BO10) 
 

SR10 

SR4 
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PROPERTY SPECIFIC REQUEST 

BONSALL 

BO10 [2004 Referral #T) 

Aerial 
 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from SR10 to 
SR4 

Requested by: None (2004 Referral #T) 
Community Recommendation SR4 
Opposition Expected No 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed No 
Change to GPU Objectives Needed  No 
Level of Change Minor 
Note: 
1 – Based on staff’s experience  
 

 

Property Description 
Property Owner
West Lilac Farms 

:  

Size
92.8 acres  

: 

2 parcels 
Location/Description
Accessible via Aquaduct Road, approximately 
0.4 miles south of West Lilac Road; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4,8 ac 
PC / Staff Recommendation SR10 
Referral SR4 
Hybrid  SR10 Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
This is a 2004 Residential Referral that resulted in the Referral Map with a 
SR4 designation assigned to the northern parcel and SR10 assigned to the 
southern parcel.  This property did not come up in testimony during the 2010 
Board hearings.  The property is currently farmland; however, TM 5276 is in 
process for a 28-lot subdivision on the two parcels.  The overall density 
would need to be one dwelling unit per 3.3 acres, which would be closest to 
a combined SR2 / SR4 designation.  The existing General Plan Intensive 
Agriculture density of one dwelling unit per two, four or eight acres, allows for 
a one dwelling unit per two-acre density if certain findings are met. 
Therefore, the proposed Tentative Map is consistent with the existing 
General Plan, but not the PC / Staff Recommendation of SR10.  Since SR4 
is consistent with the Referral Map, recirculation of the EIR is not considered 
to be necessary. 

Area of Difference (Northern) 

Retain SR10 (Southern) 
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BO10 (cont.)  
 

 
Farmlands of Statewide Importance Fire Hazard Severity Zones 
  

      
  

  



PROPERTY SPECIFIC REQUEST 

BONSALL 

Discussion 
The Bonsall Community Sponsor Group requests that the 13 acres of 
Village Residential 15 be redesignated as Semi-Rural 2.  The Village 
designation was applied to be part of one of two nodes of increased density 
in the Bonsall Community Planning Area.  This parcel is part of a larger 
holding that includes these 13 acres of Village Residential and 
approximately 150 acres designated as Semi-Rural 2. The site has few 
physical constraints and is located near the community centers in Bonsall. 

BO12 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation to from VR15 to 
SR2 

Requested by: Bonsall Community Sponsor 
Group
Community Recommendation 

1 
SR2 

Opposition Expected Yes 2 
Spot Designation/Zone No 
EIR Recirculation Needed No 
Change to GPU Objectives Needed No 
Level of Change Minor 
Notes: 
1 – Bonsall Sponsor Group meeting minutes of January 6, 2011 
2 – Anticipate property owners will be opposed to lower density 

 

Property Description 
Property Owner
20005 Delaware INC 

:  

Size
13 acres 

: 

1 parcels 
Location/Description
Intersection of Camino Del Rey and Camino Del 
Cielo;  
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 

Existing General Plan 1 du/2,4 ac  
PC / Staff Recommendation VR15 
Referral VR15 
Hybrid  

VR20 Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing —  A72: General Agriculture 
Proposed —  RU: Urban Residential 

VR15 SR2 

VR4.3 
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Habitat Evaluation Model Fire Hazard Severity Zones 
  



PROPERTY SPECIFIC REQUEST 

BONSALL 

BO18 

Aerial 
  

 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR10 to 
SR4 

Requested by: Mark Wollam 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed Yes 
Changes to GPU Objectives Needed No 
Level of Change Moderate 
Note: 
1– Based on staff’s experience 
 
Property Description 
Property Owner
Wollam Wendall Family Trust 

:  

Size
21.7 acres 

: 

2 parcels 
Location/Description
Intersection of Calle Joya and Aquaduct Road; 

: 

Inside CWA boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan 
Scenario Designation 

Existing General Plan 1 du/4,8,20 ac 
PC / Staff Recommendation SR10 
Referral 

SR10 Hybrid  
Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 8-acre minimum lot size 
Proposed — Same as existing 

SR4 

SR10 

RL40 

I-15 

SR4 

RL20 

Discussion 
The property owner is requesting a SR4 designation consistent with the 
existing General Plan; however, the existing Zoning specifies an 8-acre 
minimum lot size due to the entire parcel being constrained by steep 
slopes.  Also, the northern portion of the site is currently under a Williamson 
Act contract. Therefore, a SR4 designation would still not yield further 
subdivision potential because it is slope dependant.  As such, when 
accounting for slope constraints, these two parcels totaling 21.67 acres 
would not be able to subdivide further under the existing General Plan or 
the proposed General Plan Update.  
To accommodate the request of SR4 subsequently an additional 400 acres 
to the North and West would need to be redesignated SR4 to avoid spot 
zoning. Many of these parcels range from 3-12 acres and only a limited 
number of these parcels would be able to subdivide further under the SR4 
designation.  

BO30 
BO22 

BO32 

BO18 

BO29 
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Steep Slope (Greater than 25%)     Agricultural Lands 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Fire Hazard Severity Zones 
 
 



PROPERTY SPECIFIC REQUEST 

BONSALL 

BO19 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR4 to SR2 
(Approved but unrecorded TPM 21155) 

Requested by:  Eric Anderson 
Community Recommendation SR4 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed No 
Change to GPU Objectives Needed No 
Level of Change Minor 
Note: 
1 – Based on staff’s experience  
 

 

Property Description 
Property Owner
Mary M Anderson Trust 

:  

Size
5 acres 

: 

1 parcel 
Location/Description
Intersection of Valle Del Sol and Via De Los 
Cepillos; 
Inside County Water Authority boundary; 
Adjacent to City of Oceanside 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4 ac  
PC / Staff Recommendation SR4 
Referral 

SR4 Hybrid 
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — RR, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
Subject parcel is adjacent to two-acre parcels to the south and north.  
However, request is outside the range of alternatives evaluated by the 
General Plan Update Draft EIR.  The approved Tentative Parcel Map (TPM) 
would be consistent with SR2 density. SR2 lands are located to the east 
and a number of smaller parcels are also in the area. To resolve the spot 
designation, these parcels could be combined with the project site and 
redesignated to SR2 to provide a continuous block of SR2.  Only one or 
two additional lots on nearby parcels would be allowed with this approach.  

SR2 

SR4 

OCEANSIDE 
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Steep Slope (Greater than 25%)   Habitat Evaluation Model 
  

Fire Hazard Severity Zones   
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BONSALL 

B020 

Aerial 
  

 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from SR10 to 
SR2 

Requested by:  Gerald Church 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Revision Needed Yes 
Change to GPU Objectives Needed Yes 
Level of Change Major 
Note: 
1– Based on staff’s experience 
 

 

Property Description 
Property Owner
Sleeping Indian Properties 

:  

Size
59.2 acres  

: 

6 parcels 
Location/Description
Non-contiguous parcels west of Interstate 15, one 
parcel is adjacent to Old Highway 395; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan Intensive Ag.  

1 du/2,4,8 ac 
PC / Staff Recommendation SR10 
Referral 

SR10 Hybrid  
Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed —  Same as existing 

Discussion 
Four of the subject parcels are adjacent to parcels similar in size to the 
requested density of two acres; however, the request would result in an 
island of Semi Rural 2 density.  To avoid this island, a much larger area 
would need to be designated SR2, which would result in the requirement to 
recirculate the EIR.  A SR2 designation on the eastern fringes of the 
community planning area would not be supported by the Community 
Development Model since this area is composed of SR10 designations. 

SR10 

I-15 

SR4 
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Habitat Evaluation Model   Agricultural Lands  
  

Fire Hazard Severity Zones      
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BONSALL 

BO21 

Aerial 
  

 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR2 to 
General Commercial 

Requested by:  Dorothy Parrot 
Community Recommendation SR2
Opposition Expected

1 
Yes 2 

Spot Designation/Zone Yes 
EIR Recirculation Needed Yes 
Change to GPU Objectives Needed No 
Level of Change Moderate 
Note: 
1 – Bonsall Sponsor Group January 6, 2011 Meeting Minutes 
2 – Based on staff’s experience 
 
Property Description 
Property Owner
Dorothy Parrott 

:  

Size
5.1 acres 

: 

1 parcels 
Location/Description
Intersection of Mission Rd and North River Rd; 
Inside CWA boundary 
Adjacent to City of Oceanside 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 

Existing General Plan 1 du/2,4 ac  
PC / Staff Recommendation SR2 
Referral 

SR2 Hybrid  
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — RR, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
While the request for General Commercial would be adjacent to the City of 
Oceanside, it would be a spot designation in the unincorporated County 
and would be discouraged by proposed Land Use Policy LU-10.4, 
Commercial and Industrial Development, which limits, although does not 
prohibit, Commercial development in Semi-Rural areas.  Also, the request 
for a Commercial designation is much more intensive than alternatives 
evaluated by the Draft EIR, which could result in the need to re-circulate the 
EIR.  However, the site appears to be entirely graded and disturbed.  If 
Commercial uses for this site are determined to be appropriate, then 
consideration should be given to the rural character of the area when 
determining the allowable Commercial uses. 

RL40 

SR2 

SR2 

SR4 

OCEANSIDE 
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Farmlands of Local Importance Fire Hazard Severity Zones 
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BO22 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR10/RL40 
to SR4/RL40 

Requested by:  Mark Thompson & Marlene 
Wendall 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone No 
EIR Recirculation Needed Yes 
Change to GPU Objectives Needed No 
Level of Change Moderate 
Note: 
1 – Based on staff’s experience 
 

 

Property Description 
Property Owner
EWM Investments LLC 

:  

Size
216 acres 

: 

10 parcels 
Location/Description
Intersection of Camino  Del Rey and Rancho 
Amigos Rd;   

: 

Inside County Water Authority boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/4,8,20 ac 

1 du/2, 4 ac  
PC / Staff Recommendation SR10/RL40 
Referral 

SR10/RL40 Hybrid  
Draft Land Use 
Environmentally Superior RL20/RL40 
 

Zoning 
Existing — A70, 8-acre minimum lot size 
                  RR, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 

The site is entirely constrained by either steep slopes, wetlands, floodplain, 
or sensitive biological habitat. In addition, much of this area is within the 
Very High Fire Hazard Severity Zone.  This request is the current site of the 
Brisa Del Mar Tentative Map (TM), which is currently processing 20 lots 
and is not pipelined.  This project would not be consistent with the 
proposed SR10/RL40 densities, which would allow approximately 14 lots.   
To the northwest of this property, some lots have already been subdivided 
into four acres; however, the request is outside the range of alternatives 
evaluated by the EIR. 

RL40 
SR10 

SR4 

BO22 
BO18 BO30 

BO32 

BO29 
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  Steep Slope (Greater than 25%)   Floodplain 

  

Wetlands Habitat Evaluation Model 

 

 
Agricultural Lands Fire Hazard Severity Zones 
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BONSALL 

BO22 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR10/RL40 
to SR4/RL40 

Requested by:  Mark Thompson & Marlene 
Wendall 
Community Recommendation SR10 
Opposition Expected Yes 1,2 
Spot Designation/Zone No 
EIR Recirculation Needed Yes 
Change to GPU Objectives Needed No 
Level of Change Moderate 
Note: 
1 – Based on staff’s experience 
2 – TRS Consultants letter dated March, 1, 2011 
 

 

Property Description 
Property Owner
EWM Investments LLC 

:  

Size
216 acres 

: 

10 parcels 
Location/Description
Intersection of Camino  Del Rey and Rancho 
Amigos Rd;   

: 

Inside County Water Authority boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/4,8,20 ac 

1 du/2, 4 ac  
PC / Staff Recommendation SR10/RL40 
Referral 

SR10/RL40 Hybrid  
Draft Land Use 
Environmentally Superior RL20/RL40 
 

Zoning 
Existing — A70, 8-acre minimum lot size 
                  RR, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 

The site is entirely constrained by either steep slopes, wetlands, floodplain, 
or sensitive biological habitat. In addition, much of this area is within the 
Very High Fire Hazard Severity Zone.  This request is the current site of the 
Brisa Del Mar Tentative Map (TM), which is currently processing 20 lots 
and is not pipelined.  This project would not be consistent with the 
proposed SR10/RL40 densities, which would allow approximately 14 lots.   
To the northwest of this property, some lots have already been subdivided 
into four acres; however, the request is outside the range of alternatives 
evaluated by the EIR. 

RL40 
SR10 

SR4 

BO22 
BO18 BO30 

BO32 

BO29 
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  Steep Slope (Greater than 25%)   Floodplain 

  

Wetlands Habitat Evaluation Model 

 

 
Agricultural Lands Fire Hazard Severity Zones 
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PROPERTY SPECIFIC REQUEST 

BONSALL 

BO23 

Aerial 
 
 

PC/Staff Recommendation 

 

Property Specific Request: 
Switch land use designations between parcels 
from SR2 to SR10 and from SR10 to SR2 

Requested by:  Ronald Ashman  
Community Recommendation Unknown 
Opposition Expected No 1 
Spot Designation/Zone No 
EIR Recirculation Needed No 
Change to GPU Objectives Needed No 
Level of Change Minor 
Note: 
1 – Based on staff’s experience 
 

 

Property Description 
Property Owner
Yuan Family LLC 

:  

Size
76 acres 

: 

2 parcels 
Location/Description
Intersection of Old River Rd and Dentro De 
Lomas Rd;   

: 

Inside CWA boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2, 4 ac 
PC / Staff Recommendation SR10/SR2 
Referral 

SR10/SR2 Hybrid  
Draft Land Use 
Environmentally Superior SR10/RL40 
 

Zoning 
Existing — RR, 2-acre minimum lot size 
                  RR, 2- acre minimum lot size 
Proposed —  RR, 2-acre minimum lot size 
                      RR, 4-acre minimum lot size 

Discussion 

The subject property consists of two parcels, one of which is proposed with 
the SR2 designation and one is SR10.  The property owner’s request is to 
switch the designations from one to the other to be consistent with the Yuan 
TPM21150 and the Master Parcel Plan associated with it which is currently 
in process.  The request is due to additional information from the wildlife 
agencies, which would require preservation of the area currently designated 
Semi-Rural 2.  The same goal of the project could be achieved through 
implementation of Policy LU1.10, which would allow for the project to transfer 
density through either a Specific Plan or Major Use Permit. 
The adjacent areas to the south and east are already subdivided into four-
acre and two-acre parcels, respectively. 

SR2 

SR10 

 
SR4 

RL40 
VR4.3 
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BONSALL 

BO24 

Aerial 
 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from SR4 to SR2 

Requested by:  Guy Grotke 
Community Recommendation SR4 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed No 
Change to GPU Objectives Needed No 
Level of Change Minor 
Note: 
1 – Based on staff’s experience 
 

 

Property Description 
Property Owner
Guy Grotke 

:  

Size
10.5 acres 

: 

1 parcel 
Location/Description
Intersection of Green Hills Way and Elevado Rd.; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4 ac  
PC / Staff Recommendation SR4 
Referral 

SR4 Hybrid  
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
Due to nearly the entire property being constrained by steep slopes, the 
property owner’s request would only allow for a lot split.  However, 
redesignation of subject property to SR2 would create an island of SR4 
designation immediately south of this parcel.  Although SR2 is more 
intensive than the range of alternative evaluated by the EIR, however, it 
appears this change would only net two additional lots.  Therefore, 
recirculation of the EIR is not anticipated to be necessary. 

SR2 

SR4 

SR10 
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Steep Slope (Greater than 25%)    Habitat Evaluation Model 
  

Agricultural Lands    Fire Hazard Severity Zones 



PROPERTY SPECIFIC REQUEST 

BONSALL 

BO25 [2005 Commercial / Industrial #3] 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change the Neighborhood Commercial 
designation to General Commercial (see next 
page for additional information) 

Requested by:  Janos Molnar; Marshall Lo;  
Sheila Manijch 

Community Recommendation SSA
Opposition Expected

1 
Yes 2 

Spot Designation/Zone  No
EIR Recirculation Needed 

3 
No 

Change to GPU Objectives Needed No 
Level of Change Minor 
Notes: 
1– Bonsall Sponsor Group January 6, 2011 meeting minutes 
2– Based on staff’s experience 
3– Assuming this is combined with requests for BO26 and BO27 

 
Property Description 
Property Owner
Janos Molnar; Marshall Lo; Sheila Manijch 

:  

Size
8.4 acres 

: 

5 parcels 
Location/Description
Intersection of Mission Road and Via Montellano; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan General 

Commercial  

PC / Staff Recommendation Neighborhood 
Commercial 

Referral 
Neighborhood 
Commercial 

Hybrid  
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — C36: General Commercial 
Proposed — C36: General Commercial 

Discussion 
This issue was addressed during the 2005 Commercial and Industrial 
planning phase as Bonsall # 3 and the Board of Supervisors directed staff 
to work with the property owners to make sure the Neighborhood 
Commercial  designation allows existing legal businesses to stay in 
operation. The property owners have submitted supplement information to 
clarify their request (see next page).   
The Bonsall Community Sponsor Group has recommended that a Special 
Study Area (SSA) be established for this area for additional commercial 
uses to be developed in light of the alignment for State Route 76 being 
modified to no longer split the area.  The existing alignment of SR-76 will be 
maintained as a public road. [See also BO26 and BO27] 

NC 
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BO25 (cont.) 

 

 

Steep Slope (Greater than 25%)    Habitat Evaluation Model 
  

Agricultural Lands    Fire Hazard Severity Zones 

Additional Information 
The property owner’s clarified their property specific request in a January 23, 2011 email to Devon Muto.  The following is an 
excerpt from that email specifying their request: 

“The property owners are requesting to retain the General Commercial Land Use designation and OPPOSE 
Neighborhood Commercial because the zoning regulation is unknown yet and it would limit FUTURE different 
Commercial uses and reduce property value.  Since we are located next to the new SR-76 that gives our properties a 
special opportunity for future wide range of business / commercial development.  
At this moment there are changes to the SR-76.  From the new SR-76 a specific turn off is being constructed with a traffic 
light front of our properties there will be a short road with a cul de sac on both ends.  
The owners also note that there are no other areas of Bonsall that has the existing Special Regulation “B”.  The Sponsor 
Group is recommending an additional regulation, Special Study Area (SSA) which has NOT been described in the zoning 
regulation yet. 
Owners requesting NO additional regulation and OPPOSING to be different from other General Commercial zoning in 
Bonsall Community.” 
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BO26 

Aerial 
 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from 
Neighborhood Commercial to General 
Commercial 

Requested by:  Timothy Crandall 
Community Recommendation SSA
Opposition Expected

1 
Yes 2 

Spot Designation/Zone No
EIR Recirculation Needed 

3 
No 

Change to GPU Objectives Needed No 
Level of Change Minor 
Notes: 
1– Bonsall Sponsor Group January 6, 2011 meeting minutes 
2– Based on staff’s experience 
3- Assuming this is combined with requests for BO25 and BO27 

 
Property Description 
Property Owner
Timothy Crandall 

:  

Size
1.3 acres 

: 

1 parcel 
Location/Description
Intersection of Mission Road and Via Montellano; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du / 4,8,20 ac 

PC / Staff Recommendation Neighborhood 
Commercial 

Referral 

RL40 Hybrid  
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — C36 
Proposed — Same as existing 

NEIGHBORHOOD 
COMMERCIAL 

SR2 
 

SR4 Public Agency 
Lands 

SR2 

Discussion 
The property owners are requesting to retain the General Commercial land 
use designation.  They oppose Neighborhood Commercial because it 
would limit future commercial uses, especially given the opportunities 
forthcoming with changes to SR-76. The owners also note that there are no 
other areas of Bonsall proposed for Neighborhood Commercial.  Staff and 
the Planning Commission recommended Neighborhood Commercial to 
recognize the smaller scale uses existing in the area.  The Bonsall 
Community Sponsor Group has recommended that a Special Study Area 
(SSA) be established.  The existing alignment of SR-76 will be maintained 
as a public road. [See also BO25 and BO27] 
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BO26 (cont.)  

Steep Slope (Greater than 25%)    Floodplain 
  

Wetlands    Fire Hazard Severity Zones 

100-year Floodplain 
500-year Floodplain 

Additional Information 
The property owner’s clarified their property specific request in a January 23, 2011 email to Devon Muto.  The following is an 
excerpt from that email specifying their request: 

“The property owners are requesting to retain the General Commercial Land Use designation and OPPOSE 
Neighborhood Commercial because the zoning regulation is unknown yet and it would limit FUTURE different 
Commercial uses and reduce property value.  Since we are located next to the new SR-76 that gives our properties a 
special opportunity for future wide range of business / commercial development.  
At this moment there are changes to the SR-76.  From the new SR-76 a specific turn off is being constructed with a 
traffic light front of our properties there will be a short road with a cul de sac on both ends.  
The owners also note that there are no other areas of Bonsall that has the existing Special Regulation “B”.  The 
Sponsor Group is recommending an additional regulation, Special Study Area (SSA) which has NOT been described in 
the zoning regulation yet. 
Owners requesting NO additional regulation and OPPOSING to be different from other General Commercial zoning in 
Bonsall Community.” 
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BO27 

Aerial 
 

PC/Staff Recommendation 

 

Property Specific Request: 
Change land use designation from 
Neighborhood Commercial to General 
Commercial 

Requested by:  Robert Paulsen 
Community Recommendation SSA
Opposition Expected

1 
Yes 2 

Spot Designation/Zone No
EIR Recirculation Needed 

3 
No 

Change to GPU Objectives Needed  No 
Level of Change Minor 
Notes: 
1– Bonsall Sponsor Group January 6, 2011 meeting minutes 
2– Based on staff’s experience 
3- Assuming this is combined with requests for BO25 and BO26 

 
Property Description 
Property Owner
Robert A. & Nancy J.  Paulsen 

:  

Size
0.86 acres 

: 

1 parcel 
Location/Description
Intersection of Mission Road and Via Montellano; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan Impact Sensitive 

PC / Staff Recommendation Neighborhood 
Commercial 

Referral 

RL40 Hybrid  
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — C36 
Proposed — same as existing 

Discussion 
The property owners are requesting to retain the General Commercial land 
use designation.  They oppose Neighborhood Commercial because it 
would limit future commercial uses, especially given the opportunities 
forthcoming with changes to SR-76. The owners also note that there are no 
other areas of Bonsall proposed for Neighborhood Commercial.  Staff and 
the Planning Commission recommended Neighborhood Commercial to 
recognize the smaller scale uses existing in the area.  The Bonsall 
Community Sponsor Group has recommended that a Special Study Area 
(SSA) be established.  The existing alignment of SR-76 will be maintained 
as a public road. [See also BO25 and BO26] 

NEIGHBORHOOD 
COMMERCIAL 
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BO27 (cont.)  

Steep Slope (Greater than 25%)    Floodplain 
  

Wetlands 
 

   Agricultural Lands (Prime Ag) 

 
 
 
 
 
 
 
 
 
 

 

Fire Hazard Severity Zones  

100-year Floodplain 
500-year Floodplain 
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Discussion 
Parcel is surrounded by lots of 2.5 to 10 acres that are proposed for a land 
use designation of SR10.  Since property location is along the western 
edge of the Community Planning Area, an increase in density to SR2 would 
not be supported by the Community Development Model.  Also, a SR2 
density is outside the range of alternatives of the Draft EIR, including the 
existing General Plan density.  
 
BO29 is in close proximity to property requests BO18, B022, BO30, and 
BO32. Incorporating these property requests would require the re-
designation of an additional 896 acres of land as SR4 to avoid spot zoning 
in the area.  
 
 

BO29 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR10 to 
SR2 

Requested by:  Mark Wollam 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed Yes 
Change to GPU Objectives Needed No 
Level of Change Moderate 
Note: 
1– Based on staff’s experience  
Property Description 
Property Owner
Tuckahoe Rancho II 

:  

Size
14.6 acres 

: 

1 parcel 
Location/Description
Accessed via Rancho Amigos Road, 
approximately ¼ mile west of Aquaduct Road; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4,8 ac 
PC / Staff Recommendation SR10 
Referral 

SR10 Hybrid  
Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 4-acre minimum lot size 
Proposed — Same as existing 

RL20 

SR10 

 

SR4 
I-15 SR10 

RL40 
BO22 

BO18 BO30 

BO32 

BO29 
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Steep Slope (Greater than 25%) 
 

 

Fire Hazard Severity Zone 
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BO30 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR10 to 
SR4 

Requested by:  Michael Hefner 
Community Recommendation SR4 
Opposition Expected No 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed No 
Change to GPU Objectives Needed No 
Level of Change Minor 
Note: 
1– Based on staff’s experience  

Property Description 
Property Owner
Terry J. Brown and Michael S. Hefner 

:  

Size
58.3 acres 

: 

1 parcel 
Location/Description
Accessed via Aquaduct 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/4,8, 20 ac 
PC / Staff Recommendation SR10 
Referral 

SR10 Hybrid  
Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 4-acre minimum lot size 
Proposed — Same as existing 

BO30 
BO22 

BO32 

BO29 

BO18 

Discussion 
The subject parcel has an approved Tentative Parcel Map (TPM 21159) as 
of December 10, 2010 for four lots and one remainder parcel.  The approved 
TPM is not subject to the requirements of the General Plan Update unless 
the applicant allows the approved TPM to expire. The TPM will expire three 
years from approval date unless the applicant takes the necessary actions to 
extend its expiration date.  
The property owner request’s a general plan designation consistent with the 
approved TPM 21159; which would require a SR4 designation.  This would 
result in a spot designation. To rectify the spot designation and avoid 
inconsistency with the Community Development Model would require an 
additional 260 acres to also be designated SR4.  This would not require 
recirculation of the EIR because TPM 21159 is approved. 
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BO30 (cont.) 

 
Steep Slope (Greater than 25%) 
 

 

 
Habitat Evaluation Model 
 

 
Agricultural Lands 
 

 
Fire Hazard Severity Zones 
 

  
Discussion 
The subject parcel has an approved Tentative Parcel Map (TPM 21159) as of December 10, 2010 for four lots and one 
remainder parcel.  The approved TPM is not subject to the requirements of the General Plan Update unless the applicant 
allows the approved TPM to expire. The TPM will expire three years from approval date unless the applicant takes the 
necessary actions to extend its expiration date.  
The property owner request’s a general plan designation consistent with the approved TPM 21159; which would require a 
SR4 designation.  This would result in a spot designation. To rectify the spot designation and avoid inconsistency with the 
Community Development Model would require an additional 260 acres to also be designated SR4.  It is not anticipated that 
recirculation of the EIR would be required because TPM 21159 is approved and the subdivision of other parcels that would 
be redesignated SR4 is minimal. 
The site requires a designation of SR4 to reflect the approved tentative parcel map. There are no SR4 designated areas in 
the immediate vicinity but there are some existing parcels that are in the 4 acre range that could be included in a change in 
designation without allowing for further subdivision. 



PROPERTY SPECIFIC REQUEST 

BONSALL 

BO31 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR4 to SR2 

Requested by:  John and Charlotte McGraw 
Community Recommendation SR4 
Opposition Expected No 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed No 
Change to GPU Objectives Needed No 
Level of Change Minor 
Note: 
1 – Based on staff’s experience 
 

 

Property Description 
Property Owner
 J. Richard & Charlotte L. McGraw 

:  

Size
7.5 acres 

: 

1 parcel 
Location/Description
Accessed via Puerta de Lomas, approximately 
1/5 mile west of Olive Hill Road; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4 ac 
PC / Staff Recommendation SR4 
Referral 

SR4 Hybrid  
Draft Land Use 
Environmentally Superior 
 

Zoning 
Existing — RR, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
Subject property is located within an area parcelized into two to five-acre 
lots.  Property owners’ request would cause a spot designation unless the 
designation for surrounding parcels is also changed.  Although the SR2 
density is more intensive than the range of alternatives evaluated in the 
EIR, it appears that only the subject parcel would be able to split. 

SR4 

SR2 

SR1 

GC 

Oceanside 



PROPERTY SPECIFIC REQUEST 

BONSALL 

 

BO31 (cont.) 

 
Steep Slope (Greater than 25%) 
 

 

 
Wetlands 
 

 
Habitat Evaluation Model 
 

 
Agricultural Lands 
 

 
Fire Hazard Severity Zones 
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BO32 

Aerial 
 

PC/Staff Recommendation 
 

Property Specific Request: 
Change land use designation from SR10 to 
SR4 

Requested by:  Robert Drowns 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed Yes 
Change to GPU Objectives Needed No 
Level of Change Moderate 
Note: 
1 – Based on staff’s experience 

 
Property Description 
Property Owner
Drowns Family Trust 

:  

Size
18.9 acres 

: 

1 parcel 
Location/Description
Accessed via Via Ararat Drive and Mt. Ararat 
Way, approximately 2/3 miles south of West Lilac 
Road; 
Inside County Water Authority boundary 

: 

Prevalence of Constraints (See following page)
 – high;  – partially;  - none 

: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Existing General Plan 1 du/2,4,8 ac 
PC / Staff Recommendation SR10 
Referral 

SR10 Hybrid  
Draft Land Use 
Environmentally Superior RL20 
 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed — Same as existing 

Discussion 
The area to the south and west of the subject property is parcelized into 
two to four-acre lots; however, larger parcels similar in size to the subject 
parcel are located to the north and east.  The property owner’s request 
would cause a spot designation unless the designation for surrounding 
parcels is also changed.  This would allow additional subdivision for some 
of these parcels.  Since the SR4 density is more intensive than the range of 
alternatives in the EIR, it is anticipated that recirculation of the EIR would 
be necessary. [See also, BO18, BO22, BO29, BO30] 

SR4 

RL40 

SR10 
I-15 

BO22 

BO32 

BO30 BO18 

BO29 
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Steep Slope (Greater than 25%) 
 

 

 
Agricultural Lands 
 

 
Fire Hazard Severity Zones 
 

 
 

  

  



PROPERTY SPECIFIC REQUEST 

BONSALL 

Discussion 
Subject property has been consistently designated as RL20 or a lower 
density under all Draft EIR alternatives, therefore the request for SR4 is 
more intensive than the range of alternatives in the Draft EIR.  Request for 
SR2 would result in a spot designation unless other RL20 lands are 
redesignated or the parcel is annexed by the City of Escondido. 

BO33 

 Aerial 
  

 

PC/Staff Recommendation 

 

    

Property Specific Request: 
Change land use designation from SR10 to 
SR2 

Requested by:  Steve Nakai 
Community Recommendation SR10 
Opposition Expected Yes 1 
Spot Designation/Zone Yes 
EIR Recirculation Needed Yes 
Change to GPU Objectives Needed Yes 
Level of Change Major 
Note: 
1- Based on staff’s experience 
 
Property Description 
Property Owner
Emiko Nakai 

:  

Size
20.91 acres 

: 

1 parcels 
Location/Description
Adjacent to the West of Interstate 15 via 
Aquaduct Road 

: 

Inside County Water Authority boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan 
Scenario Designation 

Existing General Plan 1 du/ 2, 4, 8 ac 
PC / Staff Recommendation SR10 
Referral 

SR10 Hybrid 
Draft Land Use 
Environmentally Superior RL20 

Zoning 
Existing — A70, 2-acre minimum lot size 
Proposed —  A70, 4-acre minimum lot size 

SR10 

MI LI 

I-15 

Discussion 
This property is in Bonsall on the west side of the Interstate 15, in an 
agricultural area.  The property owner’s request would result in a spot 
designation would likely require additional parcels to be designated at 
Semi-Rural 2.  A SR2 designation in this area would not support the 
Community Development Model.  This would likely require recirculation of 
the EIR.   
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	1 –- D. Niebaum letter dated February 17, 2011 (attached)
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	Note:
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	BO21
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	Note:
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	Note:
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	Note:
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	BO26_031611
	Spot Designation/Zone
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	BO29
	Spot Designation/Zone
	EIR Recirculation Needed
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	Level of Change
	Note:
	1– Based on staff’s experience
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	EIR Recirculation Needed
	Change to GPU Objectives Needed
	Level of Change
	Note:
	1– Based on staff’s experience

	BO31_031611
	Spot Designation/Zone
	EIR Recirculation Needed
	Change to GPU Objectives Needed
	Level of Change
	Note:
	1 – Based on staff’s experience

	BO32
	Spot Designation/Zone
	EIR Recirculation Needed
	Change to GPU Objectives Needed
	Level of Change
	Note:1 – Based on staff’s experience
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